May 5, 2021 New Business #2

Board of County Commissioners - Staff Report

WYOMING
Subject: DEV2020-0005: Teton Pines Commercial Redevelopment

Agent/Applicant: Cirque Consulting, George Putnam
Property Owner: Teton Pines Limited Liability Company

Presenter: Chandler Windom

REQUESTED ACTION

A Development Permit pursuant to Section 8.2.3 of the Teton County Land Development Regulations (LDRs) to
renovate the Teton Pines (Jackson Hole Racquet Club Resort, JHRCR) pool, activity barn, and paddle tennis court
area on Lot 2 of the JHRCR Commercial Area.

BACKGROUND /DESCRIPTION
PROJECT DESCRIPTION

The Teton Pines Commercial area, formerly known as the Jackson Hole Racquet Club Resort, is part of an approved
Planned Unit Development (PUD). Per the PUD Master Plan, which is also echoed via note on the subdivision Plat
No. 741, this specific lot was designed for 30% Local Convenience and 70% Visitor Commercial uses. This
development proposal is for renovation of the pool and tennis court area. Two existing tennis courts will become
paddle tennis courts with a warming hut. There will be a new pool and hot tub/spa with associated mechanical
building. In addition, there will be a new, two-story 7,490 sf “Activity Barn” which includes café, bar, laundry,
locker rooms and storage.

EXISTING CONDITIONS

Lot 2 of the Commercial Area, per the 30% Local Convenience and 70% Visitor Commercial requirement, contains
a variety of buildings and uses intended to meet this expectation of the approved PUD. In addition to the existing
pool, tennis courts, and poolside grill, there is a clubhouse containing the golf and tennis support facilities with
offices, pro shop, lockers, Nordic ski center, restaurant, and lounge. The site also provides a shared parking lot
that supports the commercial area, and a covered tennis bubble. There are four condominium buildings within
the boundaries of Lot 2 that were platted separately as individual condominiums (Plat No. 1074).

LOCATION
3450 Clubhouse Drive is located within the Teton Pines Commercial Area (JHRCR Lot 2) in the vicinity of the Aspens
commercial area. This property is immediately north and east of the Teton Pines Golf Course and west of Moose-
Wilson Road (State Hwy 390).
Legal Description: Lot 2 Jackson Hole Racquet Club Resort Commercial Area 314 Amendment
PIDN: 22-41-17-11-4-18-003
Site Size: 10.69 acres
Character District: 12: Aspens/Pines
Subarea: 12.3: Aspens/Pines Residential
Zone: Planned Unit Development- Neighborhood Conservation (PUD-NC)

Overlay: Natural Resources Overlay (partially)
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ZONING/VICINIT
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SITE PLAN

STAFF ANALYSIS

This redevelopment complies with the previous approval of the Teton Pines/JHCRC Planned Unit Development for
the commercial area, as well as any applicable Land Development Regulations. There are no proposed new uses,
as the application proposes a redesign of the spaces that support the established commercial and recreational
uses. The application was sent to the Engineering Department, Housing Department, Health Department and
Fire/EMS Department for review. There were no identified concerns or issues that need to be addressed with this
permit.

RELATIONSHIP TO THE CHARACTER DISTRICT
e Character District: 12- Aspens/Pines
e Subarea: 12.3- Aspens/Pines Residential
o (Classification: Stable
o Neighborhood Form(s): Village, Residential & Resort/Civic
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Existing and Future Desired Characteristics:

The Aspens/Pines District is a complete neighborhood with a mix of residential housing and non-residential uses
in the commercial core. This area provides local convenience commercial, office and resort-style recreational uses.
This development plan is for a remodel of an existing local convenience and resort style commercial area for the
Teton Pines development (previously called the Jackson Hole Racquet Club Resort). There will be a redesign of the
pool and tennis/paddle tennis court facilities. The activity barn will provide support space for the recreational uses
as well as a restaurant and bar for visitors.

Policy Objectives:

This Development Plan proposal is for a remodel within an existing Commercial Planned Unit Development. See
the attached analysis of the Policy Objectives for the Aspens/Pines Character District. This commercial
development supports the existing residential and open space uses in the vicinity.

Subarea Character Defining Features:

Per the Jackson/Teton County Comprehensive Plan, the Aspens/Pines Residential is a stable subarea that should
support a variety of housing types. This development is also adjacent to the Aspen/Pines Commercial Core which
should be redeveloped into a vibrant mixed-use core. There is a mix of housing and both commercial and resort
support uses in the vicinity of this development plan. The remodel will continue the resort/civic neighborhood
form and support recreational uses for residents and visitors alike.

RELATIONSHIP TO THE APPLICABLE LAND DEVELOPMENT REGULATIONS

Division 1.8.2 Approved Permits and Approvals

C. PUDs and other Special Projects. The following projects shall remain valid and shall not be considered
nonconforming regardless of their compliance with these LDRs; however, references to previous LDRs in a
project's approval shall be construed to reference the equivalent standard of these LDRs.

1. Planned Unit Developments (PUDs) approved under a PUD regulation, that can demonstrate
common law vested rights in accordance with state law, but do not have PUD zoning.

Complies. The Teton Pines PUD was approved under previous 1992 LDRs that had PUD regulations that do not
exist today. The approval was vested in the form of filing a Master Plat (No. 886) that designated specific lots for
future subdivision. This redevelopment complies with the PUD and the uses outlined on the Master Plat.

Allowed Uses

Complies. The allowed uses are subject to the notes on Plat No. 741 which requires 30% of the uses on Lot 2 to
be Local Convenience (CL) and 70% Visitor Commercial (CV) as defined by the 1978 LDRs. Visitor Commercial uses
include visitor accommodations uses like hotels, condominium rentals, restaurants, service stations and accessory
commercial/resort facilities like pools, golf courses, tennis courts, and the clubhouse. Local Convenience uses
include retail, office, and service establishments such as general stores, food stores, banks, small businesses,
medical offices, restaurants, and services stations. This proposal continues to uphold this balance of allowed uses.
Service/office uses such as the restaurant and health club support the Local Convenience uses, and the club house,
associated resort recreational uses (pool and golf course) and hotel/condo rentals support the Visitor Commercial
uses. There are no new uses proposed with this development plan, just renovation of the facilities that currently
support the restaurant/grill, pool, and tennis court recreational uses.
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Natural Resource Standards

Complies. A portion of the subject properties lies within the Natural Resource Overlay. However, this project was
determined to be exempt from the Environmental Analysis requirement through MSC2020-0018. The exemption
was based on previous development approvals of the area to be redeveloped and the history of wildlife use in the
area. The commercial area provides little to no wildlife habitat and this redevelopment is anticipated to have
minimal impacts to wildlife in the vicinity.

Maximum Scale of Development

Complies. The Teton Pines PUD does not define maximum scales of development for any specific uses, nor does
it limit the amount of commercial floor area. The approval does, however, include a maximum impervious surface
coverage of 45% with an additional 15% bonus approved following the original PUD approval. This 60% impervious
surface allowance applies to the entire PUD. This redevelopment proposal results in a decrease in the amount of
impervious surface area and results in a compliant 58% coverage.

Setbacks

Complies. Building setbacks in the PUD are governed by the Plat and those stated in the 1978 LDRs. Plat No. 741
requires a 100 ft setback from State Hwy 390 for any buildings on Lot 2. The proposed activity barn is over 700 ft
from the Highway right-of-way. The LDRs in effect at the time of approval required a 50-ft setback for front
property lines, preserved open space, and banks of streams and creeks. The proposed physical development
meets and exceeds these setback requirements.

Parking

Complies. Parking on the subject property was approved for a shared parking agreement within the whole Teton
Pines/JHRCR Commercial Area. As noted on Plat No. 741 “All parking areas on Lot 2 are for the mutual use and
benefit of Lot 2 and Lot 4-9.” In 1989 as an amendment to the PUD, the Board of County Commissioners approved
a 25% variance to the parking standards within the commercial area. The Master Plan for the PUD utilizes the
parking standards in the 1978 LDRs. A parking study was included in the application which shows that the current
parking requirement on Lot 2 is 195 spaces, however 248 parking spaces are currently existing. Therefore, the 43
additional spaces required by this redevelopment are already provided in the excess parking on Lot 2.

Exterior Lighting

Complies. The proposed exterior lighting complies with the standards of the Neighborhood Conservation (NC)
zone and those for complex uses such as tennis courts in LDR Section 5.3.1. The future physical development
permits will be conditioned to comply with the specific requirements for exterior lighting. Complex uses are
permitted a maximum of 550,000 lumens and fixture heights of 60 feet. The applicant is proposing fully shielded
exterior lighting for the paddle tennis court at a height of 20 feet. Per the lighting standards for complex uses, the
lighting shall be extinguished after 10 pm or at the conclusion of an event, whichever is later. Complex use lighting
may not remain on overnight. While the proposal complies with all lighting standards in the LDRs, the Planning
Commission recommended a condition of approval which imposes stricter limits on the hours the complex uses
may be lit. There does not appear to be a factor in the proposal which necessitates more restrictive lighting
standards beyond those in the LDRs in order to make the findings for this development plan.

Landscaping

Complies. Landscaping requirements are based on Section 5.5 of the LDRs as there is no landscaping plan or
requirement through the PUD. In the NC zone the number of plant units is determined by the amount of required
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Landscape Surface Area (LSA). LSA is generally the opposite of Impervious Surface Coverage. Since the Impervious
Surface Coverage is decreasing with this application, the requirement will be maintaining current levels of
landscaping on the lot. A landscaping plan is included with this application to ensure that any removed mature
cottonwood, aspen, and evergreen trees are replaced to maintain the amount of required plant units. Areas of
mixed plantings will include shrubs, annuals, and perennials.

Noise

Complies as conditioned. Section 6.4.3 of the LDRs limit sound levels beyond the site boundary lines to 55 decibels
in the Neighborhood Conservation zone. Temporary construction operations are exempt from the noise
standards. Impact noises are permitted to exceed the zone maximum by 10 decibels. Impact noises are defined
as “noises whose peak values are more than 6 DBA higher than the values indicated on the sound level meter, and
are of short duration, such as the noise of a forging hammer or punch press.” Through the public comment
collected, neighbors are concerned with the noises associated with the paddle tennis courts and pickleball activity
on these courts exceeding the maximums stated in the LDRs. The applicant stated that the proposed development
and uses would comply with all noise maximums. However, the Planning Commission recommended a condition
of approval to address noise mitigation and ensure compliance.

Affordable Workforce Housing Standards.

Complies as conditioned. According to LDR Section 6.3, the Affordable Workforce Housing Mitigation shall be due
at the time of building permit for the proposed activity barn. The applicant is proposing paying a fee-in-lieu of
constructing affordable workforce housing because their mitigation requirements are less than 1 unit. It is
important to note that the non-residential affordable housing mitigation rates were reduced by 50% in 2020,
therefore the amounts have been updated from what the application proposed in order to use the current rates.
The fee-in-lieu is calculated based on the difference between any existing floor area dedicated to the uses, and
what is proposed. The existing pool mechanical building is 335 sf and the existing poolside grill/restaurant is 197
sf. Therefore, the 1,255 sf of new floor area of the proposed restaurant/bar use generates a requirement of 0.553
units. The applicant completed an independent calculation for the proposed developed recreation uses in the pool
house (552 sf), tennis warming hut (288 sf) and the activity barn locker room and flex spaces (2,100 sf) for a total
of 2,388 sf of floor area. These new developed recreation uses generate a requirement of 0.038 units. Staff is in
support of the housing mitigation plan proposed for the independent calculation and mitigation in the form of the
fee-in-lieu. These rates will be used to calculate a fee-in-lieu at time of building permit, which at this time will
mitigate for 0.591 units based on the floor area amounts provided. The fee-in-lieu amount will be finalized at time
of building permit based on the proposed floor area and the rates in effect at the time of the building permit
application.

STAKEHOLDER ANALYSIS

DEPARTMENTAL REVIEWS
The application was sent to the following departments for review:

e Teton County Engineering, Jazmine Watson (PAP2020-0063 summary attached)
e Teton County Health Department, Sara Budge (comments attached)

e Teton County Fire/EMS, Bobbi Clausen (comments attached)

e Teton County Housing Department, Stacy Stoker (comments attached)

PUBLIC COMMENT

Notice of this hearing was mailed to property owners within 800 feet of the site on February 18", 2021 and then
again on March 10™, 2021 when the public hearing dates were rescheduled. A notice was also posted on the site
on April 2", 2021. As of the publishing of this report twenty-four (24) public comments have been received which
are attached.
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LEGAL REVIEW
Gingery

PLANNING COMMISSION ANALYSIS

At their April 13", 2021 meeting the Planning Commission voted 5-0 to recommend APPROVAL of DEV2020-0003
with the condition recommended by staff and two additional recommended conditions, based on the findings
recommended by staff. There was a discussion about the noise and the lighting. The Planning Commissioners were
concerned with the noise associated with the paddle tennis/pickleball courts potentially exceeding the limits in
the LDRs. There are several condos between 60 and 200 feet of the proposed paddle tennis courts. Therefore, the
Planning Commission recommended that the applicant prepare a noise mitigation plan and consult with an
acoustic professional. There were also concerns with the paddle tennis court lighting and impacts to both
residents and wildlife specifically in the winter months. Therefore, the Commission also recommended that
exterior lighting associated with the paddle tennis court complex use be extinguished no later than 8 PM from
November 1% to March 31 every year. From staff analysis, there does not appear to be a factor in the proposal
which necessitates more restrictive lighting standards, beyond those in the LDRs, to make the findings for this
development permit.

Club membership and public uses were also discussed with Teton County staff and representative of Teton Pines.
It was clarified that the Nordic ski center and the Teton Pines Golf Course would continue to be open to the public.
This is also required by a condition of approval from the Teton Pines (JHRCR) PUD for the open space use (SD1984-
0306). The clubhouse, tennis courts and the improvements proposed in this application (pool, activity barn, paddle
tennis, etc.) would be for club members only. County Planning staff clarified to the Planning Commission that
there was no other requirement that the uses designated for Lot 2 must be either public or private. That decision
is up to the owner, in this case the Teton Pines Limited Liability Company.

RECOMMENDATIONS

PLANNING DIRECTOR RECOMMENDATION

Planning Director recommends APPROVAL of DEV2020-0005, dated January 22, 2021, for the proposed pool,
activity barn and paddle tennis court redevelopment, with one condition of approval, based on the findings
recommended below.

1. An affordable housing fee-in-lieu shall be paid to Teton County by the applicant prior to issuance of a
building permit in accordance with the housing mitigation plan provided in the application.

PLANNING DIRECTOR RECOMMENDED FINDINGS
Pursuant to Section 8.3.2 of the Land Development Regulations:

1. Is consistent with the desired future character described for the site in the Jackson/Teton County
Comprehensive Plan;

Can be made. This development complies with the desired future character of the Aspens/Pines District. See
Relationship to Character District above for more details.

2. Achieves the standards and objective of the Natural Resources Overlay (NRO) and Scenic Resources Overlay
(SRO), if applicable;

Can be made. The northern half of the property is within the Natural Resources Overlay. However, this
development was exempted from requiring an environmental analysis through MSC2020-0018. The bases for
this exemption are that the use and intensity proposed are within the same footprint of the existing
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development and there is no documented use of the site by protected species. The property is not within the
SRO. Regardless, there are no concerns regarding the skyline or foreground standards in this development.

3. Does not have significant impact on public facilities and services, including transportation, potable water
and wastewater facilities, parks, schools, police, fire and EMS facilities;

Can be made. The proposal is for a redesign of existing pool, tennis court and restaurant/grill facilities. The
remodel will not have any significant impacts on public facilities and services. Potable water and wastewater
facilities are overseen by the Aspens/Pines water and sewer district. There is no additional residential
development proposed that could potentially impact parks and schools.

4. Complies with all relevant standards of these LDRs and other County Resolutions; and

Can be made. All relevant standards of these LDRs have been met by this proposal. No County Resolutions are
applicable to this project.

5. Is in substantial conformance with all standards or conditions of any prior applicable permits or approvals.

Can be made. The proposed development is in conformance with the approved Planned Unit Development
Master Plat. It complies with the required types of usage and previous approvals including the shared parking
variance and notes on Plat No. 741.

PLANNING COMMISSION RECOMMENDATION

The Planning Commission recommends APPROVAL of DEV2020-0005, dated January 22, 2021, for the proposed
pool, activity barn and paddle tennis court redevelopment, with three conditions of approval, based on the
recommended findings.

1. An affordable housing fee-in-lieu shall be paid to Teton County by the applicant prior to issuance of a
building permit in accordance with the housing mitigation plan provided in the application.

2. A noise mitigation plan shall be prepared by the applicant, in consultation with an acoustical professional,
to address concerns with noise associated with the proposed paddle tennis/pickleball courts and this plan
shall be submitted to the Planning Director for approval.

3. The complex use lighting shall be extinguished no later than 8 P.M. from November 1 through March 31.

ATTACHMENTS

e Comprehensive Plan District Policy Objectives
Plan Review Committee Comments

e Public Comments
e Owner Response to Public Comments
e Application:https://developmentrecords.tetoncountywy.gov/Portal/Planning/StatusReference?referenc
eNumber=DEV2020-0005
SUGGESTED MOTION

I move to APPROVE DEV2020-0005, dated January 22, 2021, for the proposed pool, activity barn and paddle tennis
court redevelopment, with three conditions of approval, based on the recommended findings.

1. An affordable housing fee-in-lieu shall be paid to Teton County by the applicant prior to issuance of a
building permit in accordance with the housing mitigation plan provided in the application.

2. A noise mitigation plan shall be prepared by the applicant, in consultation with an acoustical professional,
to address concerns with noise associated with the proposed paddle tennis/pickleball courts and this plan
shall be submitted to the Planning Director for approval prior to issuance of any physical development
permits.

3. The complex use lighting shall be extinguished no later than 8 P.M. from November 1 through March 31.
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Attachment 1: Response to Comprehensive Plan District Policy Objectives.

1.1.c. Design of wildlife permeability.
Complies. The design clusters development to allow for wildlife movement in the adjacent open space, both to the north,
west, and south. However, staff does not believe that the site offers any valuable wildlife habitat.

1.2.a. Buffer waterbodies, wetlands, and riparian areas from development.
Complies. There are no waterbodies, wetland or riparian areas on the property and the development meets all applicable
natural resource setbacks.

3.2.b. Locate nonresidential development in Complete neighborhoods.
Complies. This nonresidential redevelopment is within a complete neighborhood.

3.2.d. Emphasize a variety of housing types.
Not applicable. This development does not include any residential housing.

3.2.e Promote quality public spaces in Complete Neighborhoods.
Complies. This development maintains recreational spaces within a Complete Neighborhood. The Teton Pines
commercial PUD area provides support to the adjacent residential neighborhoods.

5.2.a. Provide a variety of housing options.
Not applicable. This development does not include any residential housing.

5.3.b. Preserve existing workforce housing stock.
Not applicable. The existing development does not include any housing stock.

6.2.b. Support business located in the community because of our lifestyle.
Complies. This development allows for remodel of an existing business in the community. Outdoor and active lifestyles
are supported by this remodel.

7.1.a. Increase the capacity for walking, biking, carpooling and riding transit.
Not applicable. This redevelopment does not create any impacts to transit or transportation. The capacity for alternative
modes of transportation is already supported in the neighboring Teton Pines/Aspen commercial areas.

7.1.f. Complete major transportation projects based on Major Capital Group approach.
Not applicable. No aspect of this development involves completing the Transportation network projects.

7.2.d. Reduce wildlife and natural and scenic resource transportation impacts.
Complies. This development does not create any transportation impacts to wildlife, natural or scenic resources.
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| support Teton Pines Country Club's development plans

Mary Elzemeyer <maryelzemeyer@mac.com> Sat, Mar 27,
8:39 AM (2 days
ago)

to me

As a member of Teton Pines | am excited for the planned amenity upgrades and facility
enhancements. Please give approval for these improvements to Teton Pines which as
the second semi private club in the valley is seeking ways to continue giving our
community a wonderful Jackson Hole lifestyle.

Sincerely,

Mary Elzemeyer

Linda Kaunitz Sat, Mar 27,
8:57 AM (2 days
ago)

to me

As a member of Teton Pines | am excited for the planned amenity upgrades and facility
enhancements. The club has not updated it's grounds in many years and must do so in
order to remain desirable to the new generation of future members.

Thank you for your consideration,

Linda Kaunitz

Bob Paulson <bob4aerostar@gmail.com> Sat, Mar 27,
9:01 AM (2 days
ago)

to me

As a member of Teton Pines | am excited for the planned amenity upgrades and facility
enhancements. This is a great addition and much needed. The next phase with the
pavilion will be exciting as well. The pool additions are excellent.

Bob Paulson
bob4aerostar@gmail.com
Cell: 310 699 9936
www.aerostarcapital.com
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